
Cromford Report – Daily Observations – December 
December 12 - Closings in November were sharply down from a year earlier. Many people believe the primary reason 
for this is the steep increase in mortgage rates that took place between September and October. According to Freddie 
Mac, the average rate on a 30-year fixed loan rose from 4.63% to 4.83%. We had seen an even steeper rise between 
January and February from 4.03% to 4.33% which did not seem to have much effect on buyer enthusiasm here in 
Greater Phoenix. However this earlier increase was spread over many weeks whereas the rise between September 
and October took place during 1 week between October 4 and October 11. The sudden sharp increase seemed to take 
the wind out of the sails of many buyers. It makes sense, from a timing perspective, for this to negatively affect contracts 
in October and closings in November. 

Rates peaked at 4.94% between November 8 and November 15 and have since been on a downward trajectory. The 
poor performance of the stock market has driven investors into treasury bonds, raising their prices and hence lowering 
yields. These yields have a major influence on mortgage rates and so we are now down to 4.75% for a 30-year fixed 
loan as of December 6. The trend is now downward until the stock market starts booming again and money comes 
back out of its safe havens. 

It now looks as though closings are strengthening in December and this may be because buyers are anxious to lock 
down their lower rates before they start to rise again. 

December 11 - Trying to determine how many buyers in Maricopa County come from California is slightly complicated. 
We need to exclude many banks and companies like Opendoor who are headquartered in CA. 

If we look only at the people who buy as individuals or couples, then we see significant growth over the last year. The 
annual purchase rate for people with Californian addresses is up 23% to 4,391. It is also up 43% from 2 years ago. 

A similar (and slightly more pronounced) situation exists in Pinal County, where purchases by Californian couples or 
individuals are up 30% from last year and up 47% from 2 years ago. The absolute numbers are smaller however with 
the annual rate at 655. This is in line with the relative sizes of the Maricopa and Pinal markets. 

We conclude there is a lot of truth in the rumor than more people are moving sideways from California to Central 
Arizona. In doing so they can often get 2 to 3 times as much home for the same money or release equity while same-
sizing. Their property taxes will also be significantly lower. 

The favorite locations for 2018's Californian buyers to originate are as follows: 

1. San Diego 
2. San Jose 
3. Los Angeles 
4. San Francisco 
5. Irvine 
6. Huntingdon Beach 
7. Corona 
8. Riverside 
9. Fremont 
10. Sacramento 
11. Anaheim 
12. Long Beach 
13. Temecula 
14. Mission Viejo 
15. Rancho Cucamonga 
16. Chula Vista 
17. Carlsbad 
18. Oceanside 
19. Murietta 
20. Simi Valley 

The potential inter-state movement here from California is vast and the current numbers represent only a trickle, given 
the total size of the Californian population. 

December 10 - Now we have complete data for the first week of December we can compare the numbers for those 7 
days with the same period last year. We want to know about new listings, contract activity and closed sales. Here are 
the numbers: 

• new listings - there were 1,649 new listings added to ARMLS across Greater Phoenix, which is 11% lower 
than the 1,857 we saw in 2017 

• accepted offers - there were 1,726 accepted offers within ARMLS across Greater Phoenix, which is 4% 
lower than the 1,807 we saw in 2017 

• closed sales - there were 1,353 closed listings across Greater Phoenix, barely changed from 1,357 in 2017 



The conclusion for this particular period is that new supply was unusually weak while demand was a bit stronger than 
anticipated and not much below this time last year. 

This is more evidence that the market is stabilizing and no longer in much of a downtrend. 

December 7 - Based on affidavits filed at the Maricopa County Recorder's office in November, home sales were 6% 
lower in November 2018 than November 2017. However, condo and townhouse sales were up 2% while single-family 
detached sales were down 7%. We also note that more of the condo / townhouse sales were for owner-occupation 
rather than rental - 18.7% were intended to be used as rental properties in November 2018 compared with 19.4% in 
2017. 

The same source shows us that new home sales increased 2% year over year while re-sales declined 7%. 

December 6 - Below is the table showing the Cromford® Market Index for the single-family markets in the 17 largest 
cities: 

 

Now we are really starting to see some significant improvement for sellers. Most obviously 5 of the 17 cities have seen 
a movement in favor of sellers over the past month. The moves are relatively small, with only Paradise Valley making 
a significant move of 6%. We also still have 12 cities that have deteriorated, but that is distinctly better than the 16 we 
had last week. 

The downturn still has some distance to run, but it seems to be rapidly running out of steam. 

Looking at the changes over the last week, we see the following cities have a higher CMI than last Thursday: 

• Avondale 
• Chandler 
• Mesa 
• Cave Creek 
• Maricopa 
• Scottsdale 
• Paradise Valley 
• Goodyear 
• Tempe 
• Buckeye 



So more than half of the cities have a higher CMI than 7 days ago. Gray clouds are all around, but that tiny silver lining 
we referred to on November 15 now looks very shiny and thick. We should be seeing some sunshine quite soon. 

The average decline in CMI is 3.6%, down from 5.9% last week and 8.0% the week before. 

The remaining problem areas are concentrated in Queen Creek, Glendale and Surprise. 

All 17 cities are still over 110 and therefore seller's markets. 

December 4 - Monthly sales totals have tended to look more robust in public records than they have in ARMLS data 
over the past few months. This is because volumes of new home sales and normal non-MLS sales have held up better 
than normal MLS sales. The strength of non-MLS sales is largely because iBuyer purchases are now some 4% to 5% 
of the market and about 90% of them do not involve an MLS listing until after they have been purchased by the iBuyer. 
It is also true that iBuyer transactions tend to create higher sales overall. What would have been a single sale prior to 
iBuyers entering the market becomes 2 sales - one from seller to the iBuyer and one from iBuyer to the eventual 
purchaser. 

We now have preliminary counts for Maricopa County affidavits in November and after adjusting for the number of 
working days in each month we see the following year-over-year changes in sales volume for single-family homes, 
condos and townhomes: 

• Nov 2018 - down 5.9% 
• Oct 2018 - down 2.7% 
• Sep 2018 - up 1.5% 
• Aug 2018 - up 1.4% 
• Jul 2018 - up 5.2% 
• Jun 2018 - up 3.0% 
• May 2018 - up 3.5% 
• Apr 2018 - up 2.2% 
• Mar 2018 - up 9.0% 
• Feb 2018 - up 10.8% 
• Jan 2018 - up 0.4% 

The November % change is the most negative since September 2014 (down 6.8%). However the year-over-year sales 
declines that we saw in 2013 and 2014 were far more severe. The worst case was December 2013 when it dropped 
15.5% from December 2012. 

In summary, the November affidavit counts confirm a significant downturn in demand but also imply the downturn is 
not as severe as we experienced in 2013 and 2014. 

The affidavit counts exclude transactions that are exempt from filing an affidavit. These include HUD sales and trustee 
sales. They also include some REO sales filed by a few out-of-state title companies who erroneously think REO sales 
are exempt. They are clearly wrong, but for some reason the Arizona authorities have not sought to correct the title 
company misinterpretation of Arizona statutes. Servicelink, Quality Escrow and NexTitle are the primary offenders. 

December 3 - The daily Cromford® Market Index chart looks like this: 



 

The rate of decline reached maximum during late October and subsided during November. We are now seeing a 
moderate rate of decline which looks as though it might not drop much below 130. 
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The data used to create the Cromford® Report is obtained from public records and obtained under 
license from the Arizona Regional Multiple Listing Service, Inc (ARMLS). Cromford Associates LLC and 
ARMLS expressly disclaim and make no representations or warranties of any kind, whether express, 
implied or statutory, as to the accuracy of the data used or the merchantability or fitness for any 
particular purpose. 

 


